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SOURCE: The Baylands Specific Plan, 2025. 

FIGURE 2.1 LAND USE PLAN 
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USES RESIDENTIAL COMMERCIAL OTHER 
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C Conditional Use

PG Permitted as Ground Floor Use

-- Not Permitted

Transportation, Utilities and Infrastructure

Accessory Use P P P P P P P P P
Energy storage P P P P P P - P P
Car barns P P - P P P - P P
Commercial parking - - - P P P - P P
Commercial EV charging station P P P P P P P P P
Communications facilities P - - P P P - - P
Ground-mounted Photovoltaic Array - - - - - P - - P
Renewable Energy Generation
– Geothermal - - - - - - - - P

– Solar P P P P P P P P P
Transmission towers - - - C C C - - P
Transportation Mobility Hub P P P P P P P P P
Transportation passenger terminals - - - C C C - P
Sewer Lift Station P P P P P P P - P
Stormwater Detention - - - - - - P - -
Water Storage Tank - - - - - - - - P
Wastewater Treatment/Recycling - - - - - - - - P

TABLE  2.2 ALLOWABLE USES (CONT.)

(Uses similar to the uses listed above, but not specifi cally referenced, are also authorized uses)

I I 



2.6 EXISTING USE AREAS 

This Section establishes regulations for Existing Use Area 

sites. These sites contain uses that existed at the time of 

Specific Plan adoption and, with the limited exceptions 

provided for herein, are not expected to expand or change 

over time. The intent is to maintain substantial 

conformance with the Specific Plan’s land use 

assumptions, and to promote compatibility with adjacent 

planned land uses. 

The provisions of this Chapter apply to the sites shown on 

Figure 2.2, Existing Use Area Sites, and include: 

• Recology Uses Along Tunnel Avenue

• Golden State Lumber

• Kinder Morgan Tank Farm

• Machinery & Equipment Company

• Bayshore Sanitary District Pump Station

• Bayshore Boulevard Commercial Uses North

• Bayshore Boulevard Commercial Uses South
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FIGURE 2.2: EXISTING USE AREA SITES 
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2.6.1 USE AND DEVELOPMENT REGULATIONS 

The following establishes use and development 

regulations for each Existing Use Area site. 

RECOLOGY USES ALONG TUNNEL AVENUE 

Site Acreage: 3.6 acres 

Existing Use: The site at 595 Tunnel Avenue, Brisbane, CA, 

has historically been utilized for the assembly and storage of 

toter carts within an existing 35,000-square-foot building. 

The site was previously associated with industrial operations. 

FIGURE 2.3: RECOLOGY USES ALONG TUNNEL AVENUE 
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Allowed Uses: The following uses are permitted on the 

Recology site, if conducted in accordance with the 

performance standards listed below: 

1. Assembly and storage of toter carts;

2. Heavy equipment repair;

3. Outdoor storage of waste management vehicles and

equipment; outdoor storage of materials only in

association with bulk sales;

4. Solid Waste Management and Organics reload

operations;

5. Storage, distribution, and sale of lumber and other

building materials and hardware.

Expansion of an Allowed Use: An allowed use may be 

expanded through approval of a Use Permit. The provisions 

of BMC Chapter 17.40 shall govern the filing and 

processing of the application for a use permit pursuant to 

this section. No use permit shall be granted unless the 

planning commission finds and determines that: 

1. The establishment, maintenance, and/or operation of

the expanded use will not, under the circumstances of

the particular case, be detrimental to the health,

safety, comfort and general welfare of the persons

residing or working in the neighborhood of such

proposed use, nor be injurious or detrimental to

property and improvements in the neighborhood or the 

general welfare of the city;

2. The expanded use is compatible with the nature and

condition of adjacent uses and structures within the

Campus East District; and

3. The expanded use will not result in any new or

substantially more severe significant environmental

impacts beyond those identified in the Bayland

Specific Plan EIR.

A Specific Plan Amendment shall be required when all of 

the above requirements cannot be met. 

Development Regulations: Any new or altered structures 

and site improvements on the Recology site shall comply 

with the following: 

1. Building Setbacks:

a. Front: Twenty-five (25) feet

b. Side: Ten (10) feet

c. Rear: Ten (10) feet

2. Maximum Building Coverage: Sixty percent (60%)

3. Maximum Building Height: Fifty (50) feet

4. Maximum Floor Area Ratio: 2.0

5. Parking Requirements: Off-street parking facilities

shall be provided for each use on the site in

accordance with the requirements set forth in

Section 2.6.2.

6. Landscaping Requirements:

a. Not less than fifteen percent (15%) of the gross

lot area shall be improved with landscaping;

b. Landscaping required under this section,

including replacement landscaping, shall be

subject to approval of the planning director. The

landscape plans shall be consistent with the

following objectives:

 Use of plants that are not invasive;

 Use of water conserving plants; and

 Use of plants and other landscape features

that are appropriate to the context.

c. Irrigated Landscapes. New and rehabilitated,

irrigated landscapes are subject to the provisions

of the City of Brisbane water conservation in

landscaping ordinance (refer to BMC

Chapter 15.70) or the latest state provisions,

whichever is more effective in conserving water.
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Performance Standards: All uses shall be conducted in 

accordance with the following performance standards: 

1. The site shall be kept free of trash and debris and all

receptacles for collection and recycling shall be

completely screened from view at street level;

2. Sound insulation, housing or baffles, or other

reasonable measures, shall be installed in conjunction

with machinery, heating and ventilating equipment

when necessary to effectively mitigate sound

emissions distinctly detectable from any off-site

location;

3. Odors from any use shall not be generally or distinctly

detectable from any off-site location; and

4. Lighting shall comply with the City’s Dark Skies

Ordinance.
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GOLDEN STATE LUMBER 

Site Acreage: 5.3 acres 

Existing Use: Golden State Lumber operations supporting 

the storage, distribution, and sale of lumber and other 

building materials and hardware. Facilities include a large 

outdoor lumber yard, warehouse, distribution center, and 

retail space. 

FIGURE 2.4: GOLDEN STATE LUMBER 
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Allowed Uses: The following use is permitted on the Golden 

State Lumber site, if conducted in accordance with the 

performance standards listed below: 

1. Storage, distribution, and sale of lumber and other

building materials and hardware.

Expansion of an Allowed Use: An allowed use may be 

expanded through approval of a Use Permit. The provisions 

of BMC Chapter 17.40 shall govern the filing and 

processing of the application for a use permit pursuant to 

this section. No use permit shall be granted unless the 

planning commission finds and determines that: 

1. The establishment, maintenance, and/or operation of

the expanded use will not, under the circumstances of

the particular case, be detrimental to the health, safety,

comfort and general welfare of the persons residing or

working in the neighborhood of such proposed use, nor

be injurious or detrimental to property and improvements 

in the neighborhood or the general welfare of the city;

2. The expanded use is compatible with the nature and

condition of adjacent uses and structures within the

Campus East District; and

3. The expanded use will not result in any new or

substantially more severe significant environmental

impacts beyond those identified in the Bayland

Specific Plan EIR.

A Specific Plan Amendment shall be required when all of 

the above requirements cannot be met. 

Development Regulations: Any new or altered structures 

and site improvements on the Golden State Lumber site 

shall comply with the following: 

1. Building Setbacks:

a. Front: Twenty-five (25) feet

b. Side: Ten (10) feet

c. Rear: Ten (10) feet

2. Maximum Building Coverage: Sixty percent (60%)

3. Maximum Building Height: Fifty (50) feet

4. Maximum Floor Area Ratio: 2.0

5. Parking Requirements: Off-street parking facilities

shall be provided for each use on the site in

accordance with the requirements set forth in

Section 2.6.2.

6. Landscaping Requirements:

a. Not less than fifteen percent (15%) of the gross

lot area shall be improved with landscaping;

b. Landscaping required under this section, including

replacement landscaping, shall be subject to

approval of the planning director. The landscape

plans shall be consistent with the following

objectives:

 Use of plants that are not invasive;

 Use of water conserving plants; and

 Use of plants and other landscape features

that are appropriate to the context.

c. Irrigated Landscapes. New and rehabilitated,

irrigated landscapes are subject to the provisions

of the City of Brisbane water conservation in

landscaping ordinance (refer to BMC

Chapter 15.70) or the latest state provisions,

whichever is more effective in conserving water.

Performance Standards: All uses shall be conducted in 

accordance with the following performance standards: 

1. The site shall be kept free of trash and debris and all

receptacles for collection and recycling shall be

completely screened from view at street level;

2. Sound insulation, housing or baffles, or other

reasonable measures, shall be installed in conjunction

with machinery, heating and ventilating equipment

when necessary to effectively mitigate sound emissions

distinctly detectable from any off-site location;

3. Odors from any use shall not be generally or distinctly

detectable from any off-site location; and

4. Lighting shall comply with the City’s Dark Skies Ordinance.
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KINDER MORGAN TANK FARM 

Site Acreage: 23.5 acres 

Existing Use: Tank Farm for the storage and distribution of 

petroleum products supporting regional fuel distribution 

operations, including jet fuel distribution for aircraft at San 

Francisco International Airport. Facilities include multiple 

large storage tanks, pipelines, and associated 

infrastructure for fuel handling and transfer. The City 

leases a portion of this site for a corporation yard which 

may be relocated in the future. 

FIGURE 2.5: KINDER MORGAN TANK FARM 
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Allowed Uses: The following use is permitted on the Kinder 

Morgan Tank Farm site, if conducted in accordance with 

the performance standards listed below: 

1. Storage and distribution of petroleum products in

support of regional fuel distribution operations.

Expansion of an Allowed Use: An allowed use may only be 

expanded through approval of Specific Plan Amendment. 

Maintenance and Repair: Maintenance, repair, and/or 

alteration of an existing facility is permitted to protect the 

general health, safety, and welfare of occupants at the 

facility, preserve the useful life of the facility, or comply with 

applicable federal, state, regional, and other regulations. 

Development Regulations: Any new or altered structures 

and site improvements shall comply with applicable 

federal, state, regional, and other regulations. 

Performance Standards: All uses shall be conducted in 

accordance with the following performance standards: 

1. The site shall be kept free of trash and debris;

2. Sound insulation, housing or baffles, or other

reasonable measures, shall be installed in conjunction

with machinery, heating and ventilating equipment

when necessary to effectively mitigate sound emissions

distinctly detectable from any off-site location;

3. Odors from any use shall not be generally or distinctly

detectable from any off-site location; and

4. Lighting shall comply with the City’s Dark Skies

Ordinance.

Conflicts with other Laws: In the event the provisions in this 

section conflict with federal or state law such that this 

chapter may be preempted, this chapter shall be applied 

in a manner intended to carry out all provisions of law to 

the maximum extent feasible. When there is an 

irreconcilable conflict between the provisions of this 

section and the requirements of federal or state law such 

that the provisions of this section are preempted, the 

provisions of federal or state law shall prevail over the 

provisions contained in this section but only to the extent 

necessary to avoid preemption. 
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MACHINERY & EQUIPMENT COMPANY 

Site Acreage: 2.9 acres 

Existing Use: Machinery & Equipment Company operations 

specializing in the buying, storage, refurbishment, selling, 

and distribution of used industrial equipment for various 

industries, including the food processing, chemical, and 

manufacturing sectors. Facilities include a large warehouse 

and industrial spaces located in the historic Pacific Fruit 

Express/Visitacion ice manufacturing plant housing 

equipment inventory, repair areas, and administrative offices. 

FIGURE 2.6: MACHINERY & EQUIPMENT COMPANY 
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Allowed Uses: The following uses are permitted on the 

Machinery & Equipment Company site, if conducted within 

a building, except for outside storage of vehicles and 

equipment related to the interior use and in accordance 

with the performance standards listed below: 

1. Food Production;

2. Light Fabrication and Refurbishment;

3. Media Studio;

4. Printing;

5. Warehousing (excluding freight forwarders).

Expansion of an Allowed Use: An allowed use may be 

expanded through approval of a Use Permit. The provisions 

of BMC Chapter 17.40 shall govern the filing and 

processing of the application for a use permit pursuant to 

this section. No use permit shall be granted unless the 

planning commission finds and determines that: 

1. The establishment, maintenance, and/or operation of

the expanded use will not, under the circumstances of

the particular case, be detrimental to the health,

safety, comfort and general welfare of the persons

residing or working in the neighborhood of such

proposed use, nor be injurious or detrimental to

property and improvements in the neighborhood or the 

general welfare of the city;

2. The expanded use is compatible with the nature and

condition of adjacent uses and structures within the

Icehouse Hill District; and

3. The expanded use will not result in any new or

substantially more severe significant environmental

impacts beyond those identified in the Bayland

Specific Plan EIR.

A Specific Plan Amendment shall be required when all of 

the above requirements cannot be met. 

Development Regulations: Any new or altered structures 

and site improvements on the Machinery & Equipment 

Company site shall comply with the following: 

1. Building Setbacks:

a. Front: Twenty-five (25) feet

b. Side: Ten (10) feet

c. Rear: Ten (10) feet

2. Maximum Building Coverage: Sixty percent (60%)

3. Maximum Building Height: Fifty (50) feet

4. Maximum Floor Area Ratio: 2.0

5. Parking Requirements: Off-street parking facilities

shall be provided for each use on the site in

accordance with the requirements set forth in

Section 2.6.2.

6. Landscaping Requirements:

a. Not less than fifteen percent (15%) of the gross

lot area shall be improved with landscaping;

b. Landscaping required under this section,

including replacement landscaping, shall be

subject to approval of the planning director. The

landscape plans shall be consistent with the

following objectives:

 Use of plants that are not invasive;

 Use of water conserving plants; and

 Use of plants and other landscape features

that are appropriate to the context.

c. Irrigated Landscapes. New and rehabilitated,

irrigated landscapes are subject to the provisions

of the City of Brisbane water conservation in

landscaping ordinance (refer to BMC

Chapter 15.70) or the latest state provisions,

whichever is more effective in conserving water.
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Performance Standards: Uses shall be conducted in 

accordance with the following performance standards: 

1. The site shall be kept free of trash and debris and all

receptacles for collection and recycling shall be

completely screened from view at street level;

2. Sound insulation, housing or baffles, or other

reasonable measures, shall be installed in conjunction

with machinery, heating and ventilating equipment

when necessary to effectively mitigate sound emissions

distinctly detectable from any off-site location;

3. Odors from any use shall not be generally or distinctly

detectable from any off-site location; and

4. Lighting shall comply with the City’s Dark Skies

Ordinance.
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BAYSHORE SANITARY DISTRICT PUMP STATION 

Site Acreage: 0.1 acre 

Existing Use: Facilities owned, operated, and maintained 

by the Bayshore Sanitary District for pumping and 

managing the flow of sewage within the local sanitary 

system. Facilities include pump equipment, underground 

pipelines, and control systems housed in a small structure. 

FIGURE 2.7: BAYSHORE SANITARY DISTRICT PUMP STATION 
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Allowed Uses: The following use is permitted on the 

Bayshore Sanitary District Pump Station site: 

1. Public Utility Facilities. 

Expansion of an Allowed Use: An allowed use may be 

expanded through approval of a Use Permit. The provisions 

of BMC Chapter 17.40 shall govern the filing and 

processing of the application for a use permit pursuant to 

this section. No use permit shall be granted unless the 

planning commission finds and determines that: 

1. The establishment, maintenance, and/or operation of 

the expanded use will not, under the circumstances of 

the particular case, be detrimental to the health, 

safety, comfort and general welfare of the persons 

residing or working in the neighborhood of such 

proposed use, nor be injurious or detrimental to 

property and improvements in the neighborhood or the 

general welfare of the city; and 

2. The expanded use will not result in any new or 

substantially more severe significant environmental 

impacts beyond those identified in the Bayland 

Specific Plan EIR. 

Performance Standards: Uses shall be conducted in 

accordance with the following performance standards: 

1. The site shall be kept free of trash and debris and all 

receptacles for collection and recycling shall be 

completely screened from view at street level; 

2. Sound insulation, housing or baffles, or other 

reasonable measures, shall be installed in conjunction 

with machinery, heating and ventilating equipment 

when necessary to effectively mitigate sound emissions 

distinctly detectable from any off-site location; 

3. Odors from any use shall not be generally or distinctly 

detectable from any off-site location; and 

4. Lighting shall comply with the City’s Dark Skies Ordinance. 
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BAYSHORE BOULEVARD COMMERCIAL USES NORTH 

Site Acreage: 0.3 acres 

Existing Use: A. Silverstri Co. wholesale distribution of 

various construction materials and supplies, serving 

contractors and builders in the region. Facilities include a 

large warehouse for storage, a retail area for customer 

service, and outdoor space for inventory management. 

FIGURE 2.8: BAYSHORE BOULEVARD COMMERCIAL USES NORTH 
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Allowed Uses: The following uses are permitted on the 

Bayshore Boulevard Commercial Uses North site, if 

conducted within a building, except for outside storage of 

vehicles and equipment related to the interior use and in 

accordance with the performance standards listed below: 

1. Food production;

2. Light fabrication;

3. Media studios;

4. Printing;

5. Retail sales and rental;

6. Warehousing (excluding freight forwarders).

Expansion of an Allowed Use: An allowed use may be 

expanded with a Specific Plan Amendment. 

Development Regulations: Any new or altered structures 

and site improvements on the Bayshore Boulevard 

Commercial Uses North site shall comply with the 

following: 

1. Building Setbacks:

a. Front: Twenty-five (25) feet

b. Side: Ten (10) feet

c. Rear: Ten (10) feet

2. Maximum Building Coverage: Sixty percent (60%)

3. Maximum Building Height: Fifty (30) feet

4. Maximum Floor Area Ratio: 2.0

5. Parking Requirements: Off-street parking facilities

shall be provided for each use on the site in

accordance with the requirements set forth in

Section 2.6.2.

6. Landscaping Requirements:

a. Not less than fifteen percent (15%) of the gross

lot area shall be improved with landscaping;

b. Landscaping required under this section,

including replacement landscaping, shall be

subject to approval of the planning director. The

landscape plans shall be consistent with the

following objectives:

 Use of plants that are not invasive;

 Use of water conserving plants; and

 Use of plants and other landscape features

that are appropriate to the context.

c. Irrigated Landscapes. New and rehabilitated,

irrigated landscapes are subject to the provisions

of the City of Brisbane water conservation in

landscaping ordinance (refer to BMC

Chapter 15.70) or the latest state provisions,

whichever is more effective in conserving water.

Performance Standards: Uses shall be conducted in 

accordance with the following performance standards: 

1. The site shall be kept free of trash and debris and all

receptacles for collection and recycling shall be

completely screened from view at street level;

2. Sound insulation, housing or baffles, or other

reasonable measures, shall be installed in conjunction

with machinery, heating and ventilating equipment

when necessary to effectively mitigate sound

emissions distinctly detectable from any off-site

location;

3. Odors from any use shall not be generally or distinctly

detectable from any off-site location; and

4. Lighting shall comply with the City’s Dark Skies

Ordinance.
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BAYSHORE BOULEVARD COMMERCIAL USES SOUTH 

Site Acreage: 2.6 acres 

Existing Use: A mix of industrial and environmental service 

operations. Facilities include workshops for manufacturing 

and production, waste management and treatment 

infrastructure, and wastewater treatment systems. 

Associated facilities include storage areas, administrative 

offices, and systems for handling and processing materials 

and waste. 

FIGURE 2.9: BAYSHORE BOULEVARD COMMERCIAL USES SOUTH 
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Allowed Uses: The following uses are permitted on the 

Bayshore Boulevard Commercial Uses South site, if 

conducted within a building, except for outside storage of 

vehicles and equipment related to the interior use and in 

accordance with the performance standards listed below: 

1. Food production;

2. Light fabrication;

3. Media studios;

4. Printing;

5. Public utility facilities;

6. Retail sales and rental;

7. Warehousing (excluding freight forwarders).

Expansion of an Allowed Use: An allowed use may be 

expanded with a Specific Plan Amendment. 

Development Regulations: Any new or altered structures 

and site improvements on the Bayshore Boulevard 

Commercial Uses South site shall comply with the 

following: 

1. Building Setbacks:

a. Front: Twenty-five (25) feet

b. Side: Ten (10) feet

c. Rear: Ten (10) feet

2. Maximum Building Coverage: Sixty percent (60%)

3. Maximum Building Height: Fifty (50) feet

4. Maximum Floor Area Ratio: 2.0

5. Parking Requirements: Off-street parking facilities

shall be provided for each use on the site in

accordance with the requirements set forth in

Section 2.6.2.

6. Landscaping Requirements:

a. Not less than fifteen percent (15%) of the gross

lot area shall be improved with landscaping;

b. Landscaping required under this section,

including replacement landscaping, shall be

subject to approval of the planning director. The

landscape plans shall be consistent with the

following objectives:

 Use of plants that are not invasive;

 Use of water conserving plants; and

 Use of plants and other landscape features

that are appropriate to the context.

c. Irrigated Landscapes. New and rehabilitated,

irrigated landscapes are subject to the provisions

of the City of Brisbane water conservation in

landscaping ordinance (refer to BMC

Chapter 15.70) or the latest state provisions,

whichever is more effective in conserving water.

Performance Standards: Uses shall be conducted in 

accordance with the following performance standards: 

1. The site shall be kept free of trash and debris and all

receptacles for collection and recycling shall be

completely screened from view at street level;

2. Sound insulation, housing or baffles, or other

reasonable measures, shall be installed in conjunction

with machinery, heating and ventilating equipment

when necessary to effectively mitigate sound emissions

distinctly detectable from any off-site location;

3. Odors from any use shall not be generally or distinctly

detectable from any off-site location; and

4. Lighting shall comply with the City’s Dark Skies

Ordinance.
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2.6.2 OFF-STREET PARKING 

The following parking requirements shall apply to all 

buildings erected, new uses commenced, and to the area 

of extended uses commenced. For any use not specifically 

mentioned in this chapter, the planning director shall 

determine the amount of parking required: 

Uses Parking 
Requirements 

Retail sales and rental, offices 
associated with the primary 
use 

1 space for each 
300 square feet of 
gross floor area 

Warehousing, light fabrication, 
food production, media 
studios, printing, outdoor 
storage of vehicles, 
equipment, and materials 

1 space for each 
1,000 square feet of 
gross floor area. 

Parking Requirements: The parking requirements shall be 

calculated according to the following: 

1. All references to square feet shall be in regards to floor 

area as defined in BMC Chapter 17.02.

2. When more than one use subject to the parking

requirements occupies a site, the requirements for

each use shall be calculated separately. The floor area

occupied by accessory uses, such as hallways,

bathrooms, breakrooms, utility rooms and storage

closets, shall be included in the calculation of the

parking requirements for the associated primary use.

3. No parking shall be required for accessory structures

two hundred (200) square feet or less in floor area.

4. When application of the parking requirements results

in a fractional number, all fractions shall be rounded

up from one-half (0.5) to the next whole number,

except when specified otherwise. No parking shall be

required for uses for which the requirement is less

than one-half (0.5) space.

5. Off-street parking required by this section shall not be

included when calculating the maximum parking

allowed under the Baylands Specific Plan.

Use Restrictions: Required parking spaces shall not be 

used or converted for any other use that would impair their 

basic use as storage for motor vehicles. All off-street 

parking spaces shall be so located as to be accessible to 

the use which they are intended to serve and to be usable 

for the parking of motor vehicles. 

Design Standards: Off-street parking facilities shall comply 

with the design standards as set forth in BMC 

Chapter 17.34. 

Exemptions, Exceptions, and Modifications: The planning 

director is authorized to grant exemptions, exceptions, and 

modifications to any of the parking regulations prescribed 

by this section if the planning director finds and determines 

that: 

1. Strict enforcement of the specified regulation is not

required by either present or anticipated future traffic

volume or traffic circulation on the site; and

2. The granting of the exemptions, exceptions, or

modifications will not create or intensify a shortage of

on-street parking spaces, given, for example, the

availability of existing or improved on/off-street

parking which may not fully meet the requirements of

this chapter.

3. Full compliance with the parking requirements is not

reasonably feasible due to existing structural or site

constraints.

Bicycle Parking: Short-term and long-term bicycle parking 

shall be provided in accordance with the Baylands Specific 

Plan. 
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2.6.3 MAINTENANCE AND REPAIRS 

Normal and routine maintenance and repair of an existing 

structure shall be permitted as necessary to protect the 

general health, safety, and welfare of occupants; preserve 

the useful life of the structure; or comply with the 

requirements of the law. Incidental alterations to an 

existing structure may be permitted, provided such 

alterations do not expand or intensify an existing use or 

enlarge the existing structure. 

2.6.4 ALTERATION OR EXPANSION OF 
NONCONFORMING STRUCTURES 

A nonconforming structure shall not be altered, enlarged, 

or expanded so as to increase the degree of 

noncompliance or otherwise increase the discrepancy 

between existing conditions and the requirements of this 

Chapter. 

Structural alterations may be permitted when necessary to 

comply with the requirements of law. 

The prohibitions of this section shall not apply to any 

alteration, enlargement or expansion for which a use 

permit is granted pursuant to this chapter. 

2.6.5 REPLACEMENT OF NONCONFORMING 
STRUCTURES 

Nonconforming structures which are damaged or 

destroyed may not be reconstructed or replaced, except as 

follows: 

1. When the entire structure is reconstructed or replaced

as a conforming structure.

2. Where the damage or destruction affects only a

portion of a nonconforming structure, which portion

does not constitute or contribute to the

noncompliance, such portion may be reconstructed or

replaced to its previous configuration.

3. Where the damage or destruction affects only a

portion of a nonconforming structure, which portion

constitutes or contributes to the noncompliance and

does not exceed fifty percent (50%) of the floor area of

the entire structure, such portion may be

reconstructed or replaced to its previous

configuration.

2.6.6 ILLEGAL USES AND FACILITIES 

No land shall be used, and no building or structure shall be 

erected, constructed, enlarged, altered, moved or used in 

any district except in conformity with the regulations 

established within Baylands Specific Plan and Brisbane 

Zoning Ordinance. 

2.6.7 CONFLICTS WITH OTHER LAWS, RULES, OR 
REGULATIONS 

Where conflict occurs between the regulations established 

by this chapter and the provisions of any other law, rule, or 

regulation of the State of California, or any other ordinance, 

rule, or regulation of the City, the more restrictive of any 

such provisions shall apply. 
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03 | DEVELOPMENT STANDARDS AND CONTROLS

3.1 PURPOSE  

Development Standards and Controls for The Baylands are 
designed to regulate at three scales: district, block and 
building. The combination of these multi-layered standards 
creates a community that integrates different types of 
places with various densities, character and building 
forms. In the West Side Mixed Use area these places 
range from the urban environment around the Bayshore 
Caltrain Station Plaza to the single family neighborhoods 
near the Roundhouse Park. In the East Side Campus 
Commercial area, these standards provide the framework 
for employment areas that include larger commercial 
campus development and sustainable infrastructure.

This chapter organizes these places into distinct districts 
and it provides the defi nitions for the controls and 
development standards that govern each district, block 
and building type. This chapter also establishes the goals 
of the Development Standards and their relation to the 
General Plan. 

3.2 DEVELOPMENT STANDARDS GOALS 
AND CONSISTENCY

The following Development Standard goals address 
the requirements of the General Plan in effect in 2022 
regarding development distribution, housing and building 
performance.  This chapter includes development 
standards for the land uses and land use designations 
described in Chapter 2 of the Specifi c Plan. 

The General Plan is also periodically updated, and a 
revised General Plan is under development as of 2022.  
The Specifi c Plan is also consistent with the 2022 draft 
revisions to the General Plan, and will advance several 
draft policies that would be new or modifi ed if adopted.  
For example, the Specifi c Plan would not result in the 
displacement or loss of any housing (including affordable 
housing), the Specifi c Plan affi rmatively furthers fair 
housing by adding housing to a new geographic area and by 
adding housing at multiple income levels, and all elements 
of the Specifi c Plan include design and other features that 
advance sustainability and climate change goals. 



GOAL 3.2.1: PROVIDE A VARIETY OF HOUSING 
OPTIONS THAT CONTRIBUTE TO REGIONAL AND 
LOCAL NEEDS WITH A RANGE OF AFFORDABLE 
OPTIONS.

This goal addresses the following General Plan and Housing 
Element 2015-2022 requirements:

• "The Baylands Subarea provides for a transit-oriented
variety of residential, employment and revenue-
generating uses; natural resource management; and
public and semi- public facilities. A range of 1800-
2200 dwelling units (the upper range of which shall
not exceed all units permitted under the State density
bonus or other law providing for affordable housing)…”

• “Maintain a diverse population by responding to the
housing needs of all individuals and households,
especially seniors and those with income constrains
or special needs…” (Brisbane 2015-2022 Housing
Element, Pg. VI-1).

• “Ensure that new residential development is
compatible with existing development and reflects the
diversity of the community.…” (Brisbane 2015-2022
Housing Element, Pg. VI-1).

• “Avoid unreasonable government constraints to the
provision of housing….” (Brisbane 2015-2022 Housing 
Element, Pg. VI-2).

The Specifi c Plan includes a variety of residential building 
types, such as mixed-use multi-family buildings, duplexes, 
townhomes and various single family typologies. The 
Development Standards provide guidelines that ensure 
design diversity for every block, neighborhood and building 
in the Specifi c Plan. By including such range of housing 
and building types, the Specifi c Plan ensures a diversity in 
neighborhoods, residential units, and price points.

GOAL 3.2.2: CREATE AN EMPLOYMENT HUB TO 
MEET LOCAL AND REGIONAL DEMAND WITH 
COMMERCIAL DEVELOPMENT THAT IS CONVENIENT 
AND BENEFICIAL TO CITY RESIDENTS

This goal addresses the following General Plan 
requirements:

• “..up to 6.5 million square feet of new commercial
development, with an additional 500,000 square
feet of hotel development shall be permitted. Non- 
residential development shall be distributed both to
the west and to the east of the rail line.” (Amendment
No. GP-1-18)

Mixed Housing Types

Building Design Diversity
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• “Brisbane will be a place where economic
development… stabilizes and diversifi es the tax base;
serves the community by encouraging convenient
and benefi cial commercial development; provides
suffi cient revenues for necessary city services; [and]
facilitates employment of residents…” (General Plan,
Pg. 46).

• “The City of Brisbane will… celebrate diversity as
essential to the physical character of the City [and]
incorporate a mix of land uses to best serve its
citizens…” (General Plan, Pg. 54).

The Specifi c Plan proposes a range of commercial uses and 
building typologies that are intended to meet both local 
and regional market needs. These commercial uses and  
building types also provide The Baylands residents with 
competitive employment options, as well as entertainment, 
recreation and shopping. The Developments Standards in 
this chapter create a framework that allows for a range of 
building sizes, massing and fl oorplates that are appropriate 
for different uses. These commercial uses range from 
transit-oriented offi ces near the Bayshore Caltrain Station 
Plaza to campus-like low density uses east of the Caltrain/
JPB rail corridor. 

As regional commercial market demands shift over time, 
the commercial component of The Baylands is flexible 
enough to adapt and accommodate new uses and tenants. 

This flexibility helps diversify Brisbane’s tax base by 
contributing a stable source of future and annual revenues.

GOAL 3.2.3: CREATE A TRANSIT ORIENTED 
DEVELOPMENT THAT INCORPORATES BEST 
SUSTAINABLE PRACTICES

This goal addresses the following General Plan 
requirements:

• “Provide housing opportunities for people who work
in Brisbane to reduce vehicle miles travelled and
greenhouse gas emissions….” (Brisbane 2015-2022
Housing Element, Pg. VI-1)

• “Encourage compact, in-fi ll, mixed-use and transit-
oriented development to reduce vehicle miles traveled
and greenhouse gas emissions...” (Brisbane 2015-
2022 Housing Element, Pg. VI-1).

• “Encourage sustainable residential development to
conserve resources and improve energy effi ciency
to reduce housing costs and reduce greenhouse gas
emissions…” (Brisbane 2015-2022 Housing Element,
Pg. VI-1).

Key features of the Specifi c Plan are auto independence, 
walkable communities, safe biking networks, a broad range 
of transit options and unique recreational destinations. The 
Development Standards for The Baylands supply design 
criteria for blocks and buildings that encourage residents 
and workers to use alternative modes of transportation. 
By concentrating high density building types near transit, 
reducing parking ratios, and accommodating bike and 
other micro-mobility facilities, the Specifi c Plan gives 
residents and workers real alternative options to move 
in and around the site. Additionally, commitment to 
build LEED or GPR certifi ed buildings, encourages each 
development parcel to incorporate green spaces, water 
conservation strategies and energy effi cient technologies 
that will help with building operating costs (refer to Chapter 
04 Sustainability Framework for details)

Mixed-Use Commercial Development.



3.3 TYPES OF CONTROLS

The Baylands uses a large range of appropriate urban 
design and placemaking strategies that help identify 
key focal points and defi ne the various places in the 
site. The Specifi c Plan uses multiple types of controls to 
frame the unique quality of each place while allowing for 
fl exibility and variation that support identity and human 
scale. These controls are applied at the district, block and 
building levels. The following are the types of controls, their 
descriptions, purposes and uses.

3.3.1 DENSITY AND DEVELOPMENT CONTROLS

The site is segmented into distinct districts, each with a 
unique character, density, range of land uses and building 
types. To enhance variety and mix, the total development 
allocation is set by a maximum district total, which cannot 
be exceeded. Similarly, each block within a district also has 
a development maximum. Depending on the building type 
used, this block maximum may or may not be reached. 
This allows variation and mix of buildings that defi ne the 
different neighborhoods in The Baylands (refer to Section 
3.4 for details).

3.3.2 LAND USE, HEIGHT, SETBACKS AND MASSING

These controls refer to a range of residential and 
commercial building types that can be mixed within blocks 
according to the land use designation. Each building type 
has specifi c setback, height, parking, and ground fl oor use 
standards.  These types of controls allow variety on every 
street and reduce repetition of similar building elements 
and massing (refer to Sections 3.5 and 3.6 for details)

3.3.3 FRONTAGE AND LINER REQUIREMENTS  

Stipulated in each district, there are two levels of building 
frontage: 80% and 60%. These percentages refer to the 
length of a building façade that falls within the designated 
setback zone. They are intended to create an urban 
building edge along certain busy streets, while allowing 
more varied frontages in other lower density residential 
areas. In residential districts, these street frontage 
requirements create a pedestrian domain in relation to 
building setbacks. In addition, where above grade parking 
podiums are allowed, certain street frontages are required 
to use a residential or commercial liner to visually screen 
the parking (refer to Sections 3.5.2 and 3.5.6 for details)

3.3.4 OBJECTIVE DEVELOPMENT STANDARDS

Objective development standards have been included 
in the density and development controls, land use, 
height, setback and massing controls, frontage and 
liner requirements, and AGF use requirements. These 
standards apply at the District and Block levels (refer 
to Section 3.4 for more details). Additional objective 
development standards are provided at the Building Type 
level, which include, building height, setbacks, ground 
fl oor uses, massing/façade, materials, entry design, open 
areas, sustainability, etc. (refer to Section 3.6 for more 
details)
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FIGURE 3.1 GROUND FLOOR USE REQUIREMENT

3.4. URBAN DESIGN STANDARDS DEFINITIONS

A series of Urban Design Standards provide the structure for all Districts, Blocks and Building Types in The Baylands. 
These standards help defi ne variations in ground fl oor uses, frontages, setbacks and heights within the Specifi c Plan Area. 
By applying these standards, the Specifi c Plan ensures the unique characteristics of each neighborhood while allowing 
for fl exibility and variation in design. These elements are important to create and support human scale environments 
throughout The Baylands. The following are purposes and defi nitions of each Urban Design Standard.

3.4.1 ACTIVE GROUND FLOOR USE

Purpose: To ensure that sidewalks, plazas and parks have 
appropriate adjacencies to activate the public domain.

Defi nition: Active Ground Floor (AGF) is designated as 
"required" or "allowed". High density residential and 
commercial parcels are required or allowed intensive AGF 
uses on appropriate areas. Required AGF areas must have 
retail, restaurants, commercial, or public/semi-public uses 
as permitted in the ground fl oor of high density residential 
and commercial parcels (refer to Chapter 02, Table 2.2 
Allowable Uses). In areas designated allowed AGF, such 
uses may also be located, but are not required (refer to 
Figure 3.1 for locations of AGF). All other ground fl oor uses 
must be consistent with Table 2.2 Allowable Uses. 
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FIGURE 3.2 RESIDENTIAL FLEX-SPACE GROUND FLOOR ALLOWANCE

3.4.2 RESIDENTIAL FLEX-SPACE

Purpose: To allow non-residential fl exible uses at the 
ground fl oor of residential units. These fl exible uses also 
activate the sidewalk and ground level of residential areas.

Defi nition: Residential Flex-Space (RFS) is designated 
as "allowed" and is only present in the ground fl oor of 
residential units, where AGF is not allowed or required. RFS 
areas are comprised of non-residential and public/semi-
public uses as permitted in the ground fl oor of residential 
parcels (refer to Chapter 02, Table 2.2 Allowable Uses 
and refer to Figure 3.2 for locations of allowed RFS). All 
non-residential uses within allowed RFS must be owned, 
managed and operated by the owner of the residential 
dwelling above. All revenue generated within RFS uses 
must be distributed to the owner of the dwelling unit 
above and is not counted against The Baylands' 6.5 
million square feet of commercial maximum requirement. 
Other ground fl oor uses must be consistent with Table 2.2 
Allowable Uses. 
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FIGURE 3.3 BUILDING FRONTAGE REQUIREMENT PER BLOCK

3.4.3 BUILDING STREET FRONTAGE

Purpose: To ensure that each street has building frontage 
that helps to defi ne the pedestrian domain; provide 
convenient and active uses for the pedestrian; and give 
the public space defi nition and a sense of enclosure.

Defi nition:  Along each designated street, public right-of-
way or plaza, a minimum percentage of the building façade 
is required to fall within the stipulated setback ranges (see 
Figure 3.3). The length of a building façade that is parallel 
to a street, plaza or public space and which falls within the 
setback zone is divided by the total parcel frontage length 
to calculate the percentage of frontage (see Figure 3.3). 
All such frontages must be occupied by uses as permitted 
in Chapter 02, Table 2.2 Allowable Uses. Frontage shown 
on Figure 3.3 may include plazas 50 feet deep maximum 
along the eastern edge of Baylands Boulevard between 
Sunnydale Avenue and Geneva Avenue and between Main 
Street and Campus Parkway.

Revis
e to

 re
fle

ct 
th

e updated Specif
ic 

Plan B
oundary.

\ 
\ 

f, lnlerMune 

r. 
\ 
\ 
\ 

s 

L .- ·-

••• 80% Building Frontage 
■••• 60% Building Frontage 



3.4.4 BUILDING SETBACKS

Purpose: To maintain a consistent and active street edge, buildings must be placed in proximity to the sidewalk, greenways, 
parks or plazas with setbacks based on ground fl oor use and building height.

Defi nition: All buildings have minimum setbacks based on type as specifi ed in Section 3.6. Additionally, designated building 
types have frontage setback zones to create a more defi ned urban environment. These min/max ranges defi ne the zone 
for the required Frontage and are required along certain streets (see Figure 3.3 and Figure 3.4). In no case shall surface 
parking occupy land between street and building, except for Low Density Commercial areas. The setback shall be measured 
from the property line to enclosure of habitable space. Parking podiums and structures have separate specifi ed setback 
requirements that may differ from buildings sitting above.

Building Frontage 
Setback Zone (varies):

Building Frontage 
Setback Zone (varies):

Minimum Building 
Setback (varies):

Minimum Building 
Setback (varies):

Low or mid-density 
residential building types 
must have a minimum 
of 60% of their facades 
fall within this zone (see 
Figure 3.3). 

High-density residential and 
Commercial buildings must 
have a min. of 60% or 80% 
of their facades fall within 
this zone. The frontage % 
depends on the location of 
the building (see Figure 3.3). 

All low and mid-density 
residential building types 
must have a minimum 
setback from property 
line   

All high-density residential 
building types and 
commercial building types 
must have a minimum 
setback from property line  

LOW AND MID-DENSITY RESIDENTIAL 

HIGH-DENSITY RESIDENTIAL AND COMMERCIAL 

FIGURE 3.4 BUILDING SETBACKS AND DETAILED FRONTAGE
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FIGURE 3.5 MAXIMUM BUILDING HEIGHTS

3.4.5 BUILDING HEIGHT

Purpose: To create variation in urban form and skyline and provide appropriate massing for key areas.

Defi nition: Height is defi ned by the maximum distance in feet allowed as shown in Figure 3.5. The height shall be measured from the 

lowest adjacent grade to the highest point of the coping of a fl at roof or to the deck line of a mansard roof or to the average height of the 

highest gable of a pitched or hipped or vaulted roof. 
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3.4.6 PARKING

Purpose: Parking maximums are established to reinforce use 

of alternate forms of mobility and protect at-grade open space 

and courtyards within each block that could be lost to parking. 

Parking maximums are established.

Defi nition: Below-grade parking structures are preferred for 

commercial and high density residential buildings. Parking is 

controlled by district maximums that shall not be exceeded. These 

district maximums total an overall maximum of 11,000 stalls for 

The Baylands. This methodology encourages fl exibility in parking 

allocation as different uses or building types within each district 

may require different parking demand. Parking ratios are also 

specifi ed based on building type and are designed to encourage 

residents and workers to use transit alternatives for commuting 

or moving around The Baylands. Individual unit garages are only 

allowed in Low Density Residential zones. Surface parking lots 

are allowed only in Low  Density Commercial, Medium Density 

Commercial, Amenities Area and Sustainable Infrastructure 

zones. District plans in Section 3.5 provide general vehicular 

accessibility for each parcel (refer to Chapter 6 Circulation, 

Section 6.4.5 for more details).

3.4.7 LINER

Purpose: To screen above ground parking podiums from 

pedestrian environments, such as sidewalks, parks, plazas, etc. 

Defi nition: Building or structure designated to mask an above-

grade parking structure.  Liner is only required at specifi c locations 

in The Baylands and includes uses such as AGF, Commercial, 

and Residential. For detailed locations of required liner refer to 

Section 3.5 District and Block Standards. There are environments 

in The Baylands where parking podiums are not required to be 

screened by a liner. Areas such as those along Frontage Road are 

meant to serve as primary vehicular access to parking structures 

and provide very little pedestrian traffi c. In these spaces, AGF, 

commercial or residential uses are not appropriate.
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FIGURE 3.6 DISTRICTS PLAN

TABLE  3.1 DISTRICT - LAND USES RELATIONSHIP

DISTRICTS

BAYSHORE ROUNDHOUSE ICEHOUSE HILL CAMPUS EAST SUSTAINABILITY

• High Density
Comm.

• High Density
Residential

• Mid Density
Residential

• Low Density
Residential

• Open Space

• High Density
Residential

• Low Density
Residential

• Open Space

• Mid Density
Commercial

• Amenities Area

• Open Space

• Low Density
Commercial

• Open Space

• Sustainable
Infrastructure

• Open Space

3.5 DISTRICT AND BLOCK STANDARDS

Certain design elements of the Specifi c Plan are best 
controlled at the district and block levels. Each multi-block 
district has a distinct purpose and context. Differing street 
types, adjacencies and land uses defi ne their treatments, 
building types, and access points. Every district is divided 
into multiple blocks, each with a specifi c land use, frontage 
requirement, and ground fl oor use. Furthermore, each land 
use allows several building types, ensuring that each block 
is different from the next (see Table 3.1 for details). 

Each district section has a general description of intent, 
use and character. A plan is provided to indicate the 
allowable land uses per block and location of their Active 
Ground Floor and Flex-Space. An additional plan shows the 
parking locations and recommended vehicular access for 
each block.

Every district section also provides a table showing each 
block designation, its allowable use, corresponding building 
types and maximum development allowed. Each district 
has a maximum number of dwelling units or commercial 
square feet allowed that must not be exceeded. Similarly, 
each block has a maximum development quantity, but 
depending on the building type used, this maximum may 
not be reached. This allows some fl exibility in the design of 
each block, while maintaining the maximum total build out 
for each district. 
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